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This analysis has been prepared for the assistance
and guidance of the Federal Housing Adnrinistration
in its operations. The factual iniormation, fjncl-ings, and conclusions may be useful also to bujld-ers, mortga€lees, and othersconcerned with Iocalhousing problems and trends. 'Ihe analys is does notpurport t.o make determinations with respect to theacceptability of any particular mortgage jnsurance
proposals that may be urnder consideration in thesubject locat i ty.

I

The factual framework for this analysis was devel_oped by the Field Market Anarysis service as thor-orrghly as possible on the basjs of information
available on the ,,as of" date frorn both local andnational sources. 0f course, estl.mates and judg_
ments made on the basis of infor:mation avaitaUteon the ,,as ofI date may be modified considerably
b1r subsequent market cleveloprments.

The prospective demand or occupancy potentials ex-pressed rl n the analysis are based upon an evalua-Iion of the factors available on ttre,,AS of,,date.Thev cannot be construed as forecasts of buildingactivr: ty; rather, they express the prospective
housing DrodLrction which would maint.ain a reasor)_able balance in demand_supply relationstrrlps underconditjons analyzed for the i'as of', date.

Department of tloLrsing and Urban Development
Federal Housing Aclmin j strationField Market Analysis Service

Washingttrn, D. C.
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FHA HOUSING MARKET ANALYSIS LORAIN.ELYRIA OHIO
AS 0F APRIL 1, 19

lhe Lorain-EIyria, Ohio, flousing Market A::ea (HMA) is cotermjnorrs
with the Lorain-Elyria Standard Metropolitan Statisl-ical Area (SMSA),
Lorain cotrnty, Ohio. The HMA, with a population of about 269r4oo as
of April 1, L969, borders Lake Erie in north central 0hio.

The economy of the HMA is d,:pendent on the transportation equip-
ment j ndustry, particularly shipbui lding anrl autour,lbi Ie assembly, which
together provided about 37 percent of nianufacturing employrnent in 1968.
Employment in the area has increasecl steadily since 1965 and, as a
result, there has been substantial population and household growth.
Durlng the same period, however, stringencies in the mortgage rnarket
resulted in comparatively low construction levels. The effect'has
been low vacancy rates and tlght markets for both sales anc rental
housing.

Anticipated Housing Demand

An average annual demand for 1r825 new market-interest-rate financed
housing units is anticipated in the Lorain-Elyria sMSA during the two-
year period beginning April 1, 7969, subject to possible unforeseeable
economic flucturations which might tend to alter demand significantl,y.
In view of a continuecl dercrease in vacancies, slackened building activity
during the past several years, and an increasing ratio of multifamily
to singl.e-family unit construction, the most desirable demanc-srrpply
balance worrld be achieved if 11225 single-family units and 6o0 multi-
farnily units \,/er€r suppliecl (see tabl.e I for price and rent distribrrtions).
Sl-rould suf f ici ent funds be made avai lable, addi tional units could be
absorbed over: Lhe next two years through the use of some forrn,:f interest
ra[e subsidy.

Est jmi:.terd annual demand durlng the forecast period i s appreciably
greater than the volume of buj tding activit,y since L965. D;rring the
1966'1968 period, however, some part of the demanc for new housing
'sras met by a ri+duction of about 75O ir-r the number of vacant units.
since \/acancy lat,es were very low in early Lg6g, t.his resource is no
longer available. Addltionally, it shorrld be noted that the anticipatedlevel of demancl is approximaEely equal to the 1960-1966 levels of."tir.ity
whjch were noL affected by shortages of mortgage funds.

0ccupancv PotenLjal for Subsidized Ik:rusi,ng

Federal ass1stance in financing costs for new housing for low- or
moderate'-inr:ome families may be proviclr:d through four different programs
admini sterecl by Fi{A- - below-market -i nterest -raEe f inancing of pro jects
under sect i nn 2'21 (d) (3); monthly rent-supplements in rental projects
financed with market-interest-rate mortgages, also un,ler Section 221(d) (3);
partial pavments of interc'st on home mortgages insured under Section 235;
and partial interest payments on project mortgages insured uncler Section
236.

a
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Household eligibility for federal subsidy programs is determined pri-
marily by evidence that household or family income is below established
limits. Some families may be alternatively ellgible for assistance under
orre or more of these programs or under other assistance programs using
federal or state support. The potenrialsl/ discussed in the following
paragraphs reflect estimates adjusted to indicate housing provided under
alternative FHA or other programs. rt is cautioned that the occupancy
potentials discussed for various programs are, therefore, not additive.2/

The annual occupancy potentials for subsidized housing discussed
below are based upon L969 i.nconres, on the occupancy of substandard hous-
ing, on estirnates of the elderly population, on April 1, 1969 income
Iimits, and on available rnarket experience. (See table rr for a dis-
tribution of the occupancy potentials by size of units). t

Section 221(d)(3) BMIR.. If federal funds are available, a total of
about 160 units of Secti.on 22I(d)(3) BMIR housing probably couLd be ab-
sorbed annually during the next two years.]/ Eifty housing units were
recently completed in the HMA under Section 22L(d)(3) BMIR. A,s of April
I' 1969, there were 118 units under construction. The Eotal of 168 units
satisfy a large proportion of the potential.

Rent-Supplenrent. There is an estimated annual occupancy potential
for 205 units under the rent-supplemenL program during the Ev,/o-year fore-
cast period ending April 1, 191L. Included are J5 units annua.lly for
elderly individuals and cot-rples who are etigible f or rent -supplement or
publi-c low-rent housing. About 50 of these eligibles are also eIigible
for Section 236 housing. Generally, fanrilies eligib[e for renLt supple-
ments also are eIi,gible for low-rent public housing.

I/ The occupancy potentials referrecl to in this analysis have, been de-
veloped to reflect ttre capacity of the market in view of existing
vacancy. The successful attainment of the calculated mark,et for
subsidized housing may \^reIL depend upon construction in suLitable,
accessible locations, as well as upon the distribution of rents over
the complete range attainable for housing trnder tl-re specified programs.

?

?/ A1l families with incomes inadequate to purchase
housing are eligible for one form or another of
However, littl-e or no housing has been provided
subsiclized prograrns and absorption rates remain

or rent nonsubsidized
subsidizedi housing.
under some, of the
to be test.ed.

LAt the present time, funds for allocation are available only from
captures resul.Ling from reductions, withdrawals, and cance: rlati.on
of allocations.

3/ re-
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Section 235. Sa les Houslns Sales housing can be provided for
low- to moderate-income farnilies under Section 235. Under exceptlon
income limits there is an annual occupancy potential for about 27O homes

durlnpl the next two years. With regular income limits, the potential
would be somewhat lower. All of the families eligible for Section
235 housing also are eligible under the Section 236 program and about
75 percent are eligible for Section 221(d)(3) BMIR housing. None
are eligible for public housing, but a few may be eligible for rent
supplements.

Section 236, Rental Housing, Under Section 236 , the annual
occupancy potential is estimated at 27O units for families under
exception income limiLs; with regular income Limits, the potentihl
would be somewhat lower. Families eligible under this program
also are eligible under Seetion 235, and abouL 4O percent are
eligible under Section 221(d)(3) BMIR. None are eligible for public
housing, but a few uray be eligible for rent supplements. There js
an annual occupancy potential for an additional 4O units under Section 236
for elderly housetrolds. About one-fourth of the elderly eligible
under Sect,ion 236 also are eLigible for low-rent public housing or
rent supplements.

The Sales Market

The market for new and existing sales housing in the Lorain-Elyria
area has shown significant improvement since April L966. The homeowner
vacancy rate declined from I.3 percent in April L966 to O.9 percent in
April 1969; the strengthening of the sellerrs market resulted from
increased in-migration and a lower percentage of single-famjly unlt con-
struction each year since 1966. Availability of mortgage funds and
continued high demand despite rising interest rates has led to a continued
rapid rate of contract and speculative building. Presently, area real
estate agents report difficult.y in satisfying the demanC for sales hous-
Lng from the existing inventory.

In Lorain, mosE single-family construction is centered in the south-
eastern section around Tower Boulevard and east and west of 0berlin Avenue
in the vicinity of Tower Bouldvard. Tract devel.opments in Elyria are
located largely along Abbe Road and extend into North RidgeviIIe. Sub-
division development -is quite active in the communities of Amherst, Avon
Lake, and Vermilionl however, many areas with a high growth potential are
not developing because of sur:h local factors as the lack of public sewers
or water, excess clay in,'soil composiEion which prohibits septic field
approval, and building permit restrictions unEil builders meeE local code
requi rements.

a
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The Rental Market

As of ApriI l, 1969, all indical-ions point to increased expansion inthe market for rentals. The absorption of 25O available vacant rental units
reduced the rental vacancy rate from 5.5 percent in early J966 to acurrent rate of 3.9 percent' Single-family rental structures compose Iessthan 50 Percent of the clrrrent renter inventory, a 15 perc€rnt drop sinceI960. Renter households in five-or-more-unit structures heLve tripled;two- to four-unit structures compr:ise approximately the same percentage ofthe inventory as in 1960. Building permits and marker abscrption dataindicate that new rental housing in two-or-more-unit structures added tothe inventory since L966 totaled 1r35o units. Vacanc) r€rtr3s in single-family rental units and newer multifamily units are lower than those ofthe older multifamily structureqwhich offer less in the way of a"meniEies.

An jncreasing number of multifamily units constructed since 1965
have been in the medium to high rental ranges and offer swimmihg pools,air-conditioning, dishwashers, and carpets. Absorption of these- new unitshas been rapid, with occtrpancy taking ptu.." as fast as units were completedln many cases, Average rents for walk-up rental units bui[t since 1965are about $14o to $16o a montl'r for one-bedroom units, $16o to $zoo for two-bedroom units, and $I75 to $225 for three-bedroom units, excludingelectricity. Townhouse and garden-t)/pe apartmenLs in rnedium priceranges appear to obtain satisfactory occupancy in a shorter time thand. high-rise projects with s.mewhat higher rents. Single-familyrental units, which rent for about $iOO a rnonth for twJ-bedroom'units
and $125 for three-bedroom r.rnits, are currently scarce.

when viewed in relati on t-o increasing employrnent, high f inancingcosts for sinele-famiry h.mes, and a largJ nu*ber of youn[ marriedcouples whr: carnot af ford tc; pl.ce 4ny equity into a honre. it isexpected that the r:en[al markel will constitute an increasing pio-portion of the overalL market.

Economic. DemoqraDhic, and Housinc Factors

\

)

The estimated demand for Irg25 new nonsubsidized housing units ayear is predicated on the findings and assumptions set f.rth beloiv.

, .Employment. As of February L969, nonagriculturar empl.yment in theLorain-Elyria III4A totared g2r7oo,,including 76r7oo wage and sarary workersand 6,ooo self-emproyed persons, domestr""l u.ri unpaid famiry workers.Nonagricultural empr.yrnent growtir since 1965 has increased 
"teadilyfroman annual aver:age of 79r3OO in 1966 to g3,3OO in 196g. L

)
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Manufacturing represented 48 percent of wage and salary employment
in February 1969. Between 1966 and 1967, manufacturing employment declined
by 2r1OO workers, Lrith the bulk of the decrease occurring in the dominant
transportation equipment and primary metals industries, which, combined,
accounted for 6O percent of all manufacturing. This decline was pre-
cipitated by contract disputes ldetween labor and automobile makers and
also by imporis of foreign metals and decreased orders for steel from
1966 levels (see table IIT).

Lorain differs from Elyria in that the former is durable goods oriented
with a high concentration of heavy industries, $rhile the economy of the la,tter
is composed of smaller, more diversified industry. If a fluctuation were
to occur in the business cycle, Lorain would be more vulnerable Co -employ-
menE and income changes; thus, the industrial characteristics could cause
demand for both subsidized and nonsubsidized housing to shift between tfie
individual submarkets.

'Ihe annual average unemployment rate in 1968 was 3.6 percent (3r2OO
workers), as compared to the average unemployment ral-e in 1966 of 3.4
percent (2,8OO workers). The 1968 rate showed an improvement from 4.1
percenE (3r5OO workers) in 1967, due mainly to gains made in transportation
equipment, fabricated met.als, transportation, communication, and utilities,
and services.

Reflecting the volatile durabLe goods manufacLuring component
of the economy, year-to-year changes in nonagrieultural wage and salary
employment in the HMA hrrve varied from a loss of 2OO jobs between 1966
and L967 to a peak gain of 4r9oo between 1965 and 1966. 0ver the six-
year period, 1962-1958, there was an average increase of nearly 3rooo
wage and salary jobs a year. During the two-year forecast period, itis anticipated that the gains will be somewhat above .r.r.g". Two newbar miIls which will provide a toLaI of l,5oo jobs will belome operational
at the National Tube Division of U.s. Steel and emplo)rynent at American
shipbuilding company will expand by about 7oo jobs as a result of acontract Eo build a very large ore-carrier for Great Lakes service.
0n the basis of these expansionary developments and assuming that thebasic steel and automotive industries will not decline, it is judged
that nonagricultural employment will increase by 3r175 workers a year.

Income. As of April 1969, the estimated median annual I'ncome of
att fa*ifTes in the Lorain-Elyria HMA was $7r75O, after deduction of
federal income taxes; median after-tax income of al1 renEer households
of two or more persons was $6 1475 a year. It is expected that by Aprit
l97l the median annual after-tax income of all families in the HI'4A will
approximate $8,25Oi the median after-tax income of renter households
with two or more persons is expected to reach $61900 (see table IV).!
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Population and Households. The Apri 1 1969 population estimate for
the Lorain-Elyria HMA was 269,4OO persons. See table V for detailed
figures. Much of the population gain was the result of in-migration,
as the rate of net natural increase beEween 196O and 1968 declined.
During the next two years population -increases are expected to average
5r75O a year, only modestly above the average growth of 5160O a year
during the past three years.

In April L969, there were 74r55o households (occupied housing units)in the HMA, an increase of 116Oo annually over the April tg66 estimate of69r750. The largest gains were noted in the northern portion of the county,
Particularly around the central cities, Avon Lake, Amherst, and lermilion.Based on a somewhat smaller average household size, it is judged thatthe'umber of households wilr increase by 11725 annualty to ftrooo uyApril l97L (see rable V).

Hous inp Inventorv. As of Apri 1 L, L969, there were an estimated
76r4OO housing units in the HMA, a net increase of 4rO5O units over the

The increase in theApril 1966 inventory of 72135O (see rableVI).
housing inventory was the net effect of the completion of about 4,25o
new units, dernolition of 3oo older units, and an increase of abouL lootrailers. Building activity has been most signiflcant within t.he centralcities and irr Eher northern half of the county. Building permits cover al-most the entire HMA. 0f the 4r'25o units constructed, zrOoo were in sipgle-family strucLures and 1r35o wc:re multifanrily units, over 60 percent of whichwere authorjzecl in 1958 or early 1969.

Between 1960 and L966, construction, as based on buildlng permit
activity, averaged about 1r825 units annually, but scarcity cf mortgage
funds beginningearly in 1966 lowered the average Eo about 1115o for
both 1966 and 1967. Permits were issued for an estjmated lr55o resi-
dential units in 1968, ancl local building activity for the first quarrer
in 1969 indicates that the 1960-1966 building levels may be atrained
before I971 (see table VTI). Most of the increased construction was
in the city of Lorain, where permits rose from 25o in 1967 to 75o in1968. Multifamily unirs, including a 21o-unit high rise presently
under construction, accounted for most of the increase.

Vacancy. '.fhere were approximately 1,85O vacant trousing units in
the HMA in April 1969, of which 1,25O were available and 6OO hrere either
unavailable or unsuitable. About 5oo units were for sale and 75o for
rent, indicating homeoqrner and renLer vacancy rates of o.9 percent and
3.9 percent, rr:spectively,

Available vacanci,es rose between 196O and L966, but fell sharply as
building activity slowed over the past several years. since no appre-
ciable demand rnay be satisfied from the lo'w supply of existing vacan!
units additional pressure is placed on building activity to bring about
a desirable demand-supply balance (see table VI).

!

)
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Table I

Estimated Annual Demand for Sl nele-famfly and Multifami lv Hotrsirts
Lorain-Elvria. 0hio" Housins Market Area

?

t
Price range

$15,OOO -$t7,499
l7,5OO - 19 ,999
2O,OOO - 22,499
22,5OO - 24,999
25,OOO - 29,999
3O,OOO - 34,999
35'OOO and over

Total

Apri 1 1, 1969-Apri 1 1. L97l

Single-family demand

Multifamily demand

Number of houses

125
165
165
220
315
t25
110

1,225

Month 1v
.oss."ltalp Efficiency

25
,:

3-5

One
bedroom

55
45
35
35
40
35

245

Iwo
bedrooms

Three or nore
bedroours

$1
1

I

20 -$L29
30 - 139
40 - t4e
50 - 159
60 - r79
80 - 199

2o,0 - 2L9
22O and over

Total

1

1

l
90
75
60
35

260

30
30
60

a/ Gross monttrly renE is shelter rent', plus the cost of utiliLies,

Source: Estimated by Housing Market Analyst.

I



Table I1

sti ted Annual Occu Po Eenti al
Lorain-Elvria.0hio. Housins Market Area

Apri I I I969-Apri t I t97 r

A. ,Subsidized Sales Hous ins . Section 235

Elieible family size Number of unitsa/

.t

0Four persons or less
Five persons or more

Tota I

150
L20
270

B. Privately Financed Subsidlzed Renta I Hous ing

Rent Supplement Sect ion 236 housiUnit size Fami I ie s Elderly Fami lies Elderly
Eff ic iency
0ne -bedroom
Two bedrooms
Three bedrooms
Four-bedrooms or .Inore

Total

25
40
35
30

55
20

75130

25
105
95
45

270

5

:

2
1

4O

a All of the families eligible for Section 235 housing also areeligible for the section 236 program, ancr about 75 tercent areeligible for Section 221(d)(3) BMIR housing. Noee are eligiblefor public low-rent housing, but a few may be erigibre for rentsupplement. The estimates are based upon exception incomelimits i the use of regr-r1ar income limits would reduce thepotentials s1ightly.

P/ Applications, commitments, and housing under construction underSection 2O2 are being converted to Seition 236.

I
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February
1958

73.7

35. 5

31.8

38.2
2.
3.

1I.
l.

10.
8.

Fe bruaryb /
L969

37,r
32.9

Table III

Nonasricu'ltu ral Was e and Salarv Emplovment bv Industrva/
Lorain-El r1a

Annual and MonthI

Componentg

Nonagricultural wage and salary employment

Manufacturing
Durable goods

Stone, clay and glass
Primarl, metals
Fabricated metals
Machinery. excluding electrical
Electric machinery
Transporbat ion equipment
Other durables

Nondurable goods
Chemicals
0ther nondurables

Nonmanufacturing
Contract construction
Transportation, comm., and utils.
Trade
Financer, ins., and real esEate
Services
Gove rnment
0Eher nonmanufacturing

al Revised through June 1968.
pl Pre l iminary.

Source: 0hio Bureau of Employment Security.

0hio Hous Market Area
y Averas es 19 -Februa 1969

(in thousands)

1966

72.6

36.5

1967

72.4

38.4
2.
2.

L2.
l.

10.
8.

I 968

16.9

36.8
32.9

776

34.O
30J

36.r
3L5

1.6
I.9

1.5
)l

3

.5
9.6
5.8
t.9
t.6

13. 1

.4
3.9

.5
9.8
5.3
2.O
1.7

10.5
.1

3.5

.5
to.2
5.4
1.9
r.7

L2 .2
,6

3.6

9

5
I
1

l2

.5
9.2
6.3
1.8
1.8

12. 8
.5

4.2

5

3
2
9

4
9

6
7

8
4

t,7
2.2

39.6t

1

2

1.6
2.1

40
2.7
3.2

r1.3
L,7

lo.o
7.5

.1

7

9

I
8

7

o
2

2.5
3.4

t2.o
1.9

11.1
8.3

.9

5
4
I
9
i
4
2

i
4
3
8
8
7
1

2.
''3.
L2.

1.
11.
8.



Table IV

Percentase Distribution of Fami lies by Annual Jncome
After Deduction of Federal Income Tax
Lorain-Elvria.0hio , Housins Market

1969 t
L97 T

Annual income

Undet $3,OOO
$3,OOO - 3,999

4,OOO - 4,ggg
5,OOO - 5,999
6,.000 - 6,999

7,OOO - 7 ,999
8,OOO - 8r999
9,OOO - 9,999

IO,OOO - L2,499
12,5OO - 14,999
15,OOO and over

Total

All
fami I ies

15
IO

9

L4
7

7

Renter
househo lds!!/

13
7
8

t2
18

AII
fami I ies

r4
11
10
t7

8
9

100

$8,25O

Renter
househo ldse/;r

L2
10

8
13
4
5

100

$6 ,9OO

8
5
5
8
2I

7

4
4
7

9

L2
6
7
9

T4

9

10
7

9

3

4
100 too

Median 97,750 $6,475

a/ Excludes one-person renter households.

Source: Estimated by Housing Market Analyst.

t
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Popu!4tron April l, 1960

Table V

Popu[atio4 and Household Trends
Lorain-Elyriar Ohio, Housing Market Area

April 1, 195O-April 1, 1971

April 1, l96d/ April l, Lg6g April I 197 |

.. Lorain
E lyria
Rest of HI,IA

HMA toEal

Househo 1d s

Lorain
E lyri a
Rest of HMA

HI"IA total

68,932
43,782

LO4,786
2L7 ,5OO

l9 ,3OO
L2,7 54
27 ,435
59 1489

79,35A
51,7OO

I2Ir550
252,60o-

22r4L)O
15,150
32,2OO
69,750^

84,7OO
54,9OO

129,8OO
269,4OO

23,95O
I6, lOO
34,5OO
74,55O

89,25O
57,2OO

135,45O
280, gOO

78,OOO

to analysis dated

t

25,OOO
16,8OO
36,2OO

a/ Reviseci on the basis of
April 1, L966.

information developed subsequent

Sources: 1960 Censuses of Populatlon and Housing.
1966, 1969, and 1971 estimated by Housing Mar:ket Anaryst.
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Table VI

Housine lnventorY . Tenure, and VacancY Trends
Lorai n- E lvria. Ohio. Hous ins MarkeL Area

Apri I 1. 196O-Apri1 I L969

Apri I 1. 1960 April I

Total inventorY

Total occuPied
Owne r- occup ied

Percent. of total occ.
Renter occupied

Percent of total occ.

Total vacant
Avai labIe vacant

For sale
Homeowner vacancy rate

Eor rent
Renter vacancY rate

Other vacant

a/

62,349

59,4E9
43 ,86 i

7 3 .77"
i 5,62i-]

26 ,37.

69 ,7 50
52 ,8OO

75.6%
17,OOO

24.4%

72 r35O 76,4OO

rq,o&/ t ril I 1969

74,55O
55,9OO

15.07"
18,650

25.O7"

.r

,

2,860
1,5I8

69t
L .67"

827
5.07"

1,342

2,60,0
1,299

700
L.3%

I,OOO
5.s7"

900

I ,85O
1,25O

500
o.97.

750
3.97"

600

Revised on basis of information received subsequent to analysis
daEed April l, L966.

Sources: 1960 Census of Housing.
1966 and I969 estimated by Housing Market Analyst.

I
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Tab le VI I

Number of New Housing Units Authorized
by Buildlng and Zoning Permits

Lorain-Elyria Housing Market Area
1966u 1969

First quarter Total
1966 1967 1968 1968 19699. 1966- t969Mun ic ipal i ty

Amherst Twp.
Amherst City
Avon City
Avon Lake City
Car 1i s le T\.rp .

Columbia Twp.
Elyria City
Elyria Twp.
Grafton ViILage
Lorain City

NorEh Ridgeville City
Oberlin
Sheffield Twp.

13
69
27
8l
40

20
2t7

32
8

283

6

94
35
87
34

5
15

7
18
lo

24
227

69
248

87

49 l6

62 13
3 2

22
270

33
3

249

116
t9

8
80
11

I
255

:
750

245

6
2L5

t2
3

24(0

55
4

10
2

75
2

49
957

81
r4

L,522

482
36
49
2L

286
20

59
2

96

37

Sheffie Id
Vermilionb
I,Ie l l ington

Lake Ci Ey

66
13
39

4
73

7

7
1

Re s t of HI'{Ae /
Total
Single-family units
Multifamily units

No t,e
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: Dash indicates reports not available.

rncludes estimate for quarter based on incomprete reports.
rncludes entire city of.Vermilion, part of which is in Erie county.Includes estimates for nonreporting places and for places whlch ao
noE require permlts.
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